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IN THE UTAH COURT OP APPEALS
OOOOOOO

HEIDA L. THURLOW,

:

Plaintiff/Appellant,

BRIEF OF APPELLANT

:

v.

:

PARK CITY, a body corporate
and politic of the State of
Utah,

:

Case No. 890152-CA
:
Priority No. 14(b)
Defendant/Respondent•

:

—000O000—

STATEMENT OF JURISDICTION AND NATURE OF PROCEEDINGS BELOW
Jurisdiction to hear this appeal is conferred on the Court
of Appeals by Utah Code Anno. §78-2a-3(2)(b) (1988).
The pertinent proceedings below include only the parties•
cross motions for summary judgment argued before the Honorable
J. Dennis Frederick on February 6, 1989. Judge Frederick made
a Minute Entry on the same date granting Defendant/Respondent
Park

City's

("Park City") motion

Appellant Heida L. Thurlow's

and

denying

("Thurlow").x

Plaintiff/

The resulting

Summary Judgment was entered by Judge Frederick on March 6,
1989.2

x

Minute Entry dated February 6, 1989 (R. 174).

2

Summary Judgment dated March 6, 1989 (R. 175-176).

STATEMENT OP ISSUES PRESENTED FOR REVIEW
The following issues are presented for review:
I.

(a)

Whether a genuine issue of material

fact

exists as to the percentage of open space within the Klosters
Lodge project (the "Project");
(b)

If not, whether the percentage of open space

within the Project is less than the statutory minimum;
(c)

If so, whether Park City's approval of the

Project was in excess of its authority.
II.

(a)

Whether the Park City Land Management Code

prohibits fourplexes within HR-1 zones;
(b)

If so, whether Park City's approval of the

Project with fourplexes was in excess of its authority.
III.

(a)

Whether the density of development within the

Project exceeds the statutory maximum;
(b)

Whether Park City's approval of the Project

was in excess of its authority.
IV.

Whether, if Park City's approval of the Project was

in excess of its authority, the trial court erred in granting
Park City's Motion

for Summary Judgment

Thurlow's.

2

and denying

Heida

DISPOSITIVE PORTIONS OP THE PARK CITY LAND MANAGEMENT CODE

10.9.

(h) 3.

At least 60% of the area of any site, subject

to a Master Planned Development review shall remain as open
space, not counting roads.

10.9.

(a)

Uses permitted.

The uses in the Master Planned

Development must be uses are [sic] shown on the land use table
in Chapter 7 as permitted or conditional uses in the zoning
district in which the Master Planned Development is located,

7.17.

SCHEDULE OP REQUIREMENTS —

LAND USE TABLES.

(See

Addendum at A-3 through A-5.)

7.1.3.

(a)

Lot size.

The minimum lot area shall be 1,875

square feet for a single family residence

10.3.

LAND USE INTENSITY ALLOWANCE.

development

permitted

on

a

given

....

The density and type of
site

will

be

finally

determined as a result of impact and site plan analysis, the
following table

for absolute maximum densities

Planned Developments is provided:

3

in Master

GROSS DENSITY ALLOWED
(Total Site)
Zone
•

Maximum Allowable Density

• •

• • •

All other zones

10c9(b).

Density established by
Chapter 7

Maximum Density Requirements.

The requirements of

Section 7 (Use Tables) regarding maximum densities shall apply
to all Master Planned Developments except that the approving
agency may increase the number of permitted units to the
maximum bonus levels found in this chapter if it finds that the
site plan contains areas allocated for usable open space in a
common park area as authorized in this section, or that an
increase in density is warranted by the design and amenities
incorporated in the Master Planned Development site plan, and
the needs of the residents for usable open space can be met.

10.12.

UNIT EQUIVALENT.

Density of development is a factor

of both the use and the size of the structures built within a
Master

Planned

Development.

In

order

to

maximize

the

flexibility in the development of property, the following table
of unit equivalents is provided:

4

Configuration
•

Unit Equivalent

• • •

• • • •

Hotel suite, not exceeding 650 square
feet, including bathroom areas, but
not corridors outside of room

.33

One bedroom or studio apartment, not
exceeding 1,000 square feet

.50

STATEMENT OF THE CASE
This

appeal

is

from

the

District

Court

review

of

adjudicative proceedings held by Park City administrative
agencies.

Appellant Thurlow petitioned the Park City Council

for review of the Park City Planning Commission's decision to
approve the Project.
Thurlow's

petition

for

The City Council voted to not hear
review, thereby

making

final the

decision of the Planning Commission approving the Project.
Thurlow brought a declaratory judgment action in the
Summit County District Court requesting reversal of Park City's
decision approving the Project.

On cross-motions for summary

judgment, the trial court ruled in favor of Park City and this
appeal ensued.
In April of 1988, Summerset Development applied to the
Park City Planning Department for approval to construct a
Master Planned Development ("MPD") to be known as the Klosters
Lodge on Lowell Avenue in Park City, Utah (the "Project") .
Following

review and approval by the Park City

5

Planning

Department and Historic District Commission, the Project came
before the Park City Planning Commission for final approval.
Thurlow, as an owner of property adjoining the Project,
was given notice of the Planning Commission hearing.

Thurlow

was represented at the hearing by her attorney, Scott Welling.
Summerset Development was represented by one of its principals,
Mike Green, and by its architect, Allen Roberts.

In addition

to his services as architect for Summerset Development, Allen
Roberts also served as the chairperson of the Historic District
Commission.3
On July 13, 1988, despite objections from Thurlow, the
Planning Commission voted to approve the Project.

Thurlow

filed a timely Petition for Review with the Park City Council.
On July 21, 1988, the Park City Council voted to hear Thurlow's
Petition for Review at its August 4, 1988, meeting.
28, 1988, the Park City Council reconsidered

On July

its earlier

decision and voted to not hear Thurlow1s Petition for Review,
thereby making final the decision of the Planning Commission
approving the Project.
The Project is proposed for construction within a district
zoned "Historic Residential11 or HR-1. As approved, the Project

3

A1though Mr. Roberts recused himself from voting on the
Project, he argued for its approval at all levels of the review
and approval process, including arguments before the very
Historic District Commission that he chaired.
6

contains

thirty-six

units

grouped

in two

buildings on a 28,875 square foot parcel.

and

four unit

Each unit contains

a bedroom, two bathrooms and an area encompassing a kitchen,
living room and dining area. As approved, the Project contains
less than sixty percent (60%) open space.

SUMMARY OP ARGUMENT
Resolution

of this matter

involved

interpreting

the

provisions of the Park City Land Management Code (the "Code")
in light of the undisputed facts. In doing so, the trial court
erred in several respects.
First, the Code requires that developments such as the
Project contain at least 60% open space. The undisputed facts
showed that the Project did not meet this requirement. On this
basis alone, Thurlow was entitled to summary judgment.
Second, the Code prohibits the building of fourplexes
within

the

construction.

zone

in

which

the

Project

is

approved

for

Despite this prohibition, the Project, as

approved, contains fourplexes.

The trial court's failure to

reverse the project approval on this basis was error.
Third, the Code requires that certain findings of fact be
made before a development is approved in a configuration that
is more dense than that normally allowed. The undisputed facts
showed that, although increased density was allowed for the

7

project, the required findings were not made. The trial court
erred in not ruling in favor of Thurlow on this basis.
Finally, the Code allows for an increase in density based
on a formula that takes into consideration both the use and the
size of the individual units the developer intends to build.
The undisputed facts show that Park City applied the formula
based on the size factor alone, ignoring the use factor, and
thereby approved an inappropriate increase in density.

The

trial court erred in failing to recognize this inappropriate
application of the formula.

ARGUMENT
The trial court's decision to deny Thurlow's Motion for
Summary

Judgment

and

grant

Park

City's

Cross-Motion

was

necessarily based on application of law to undisputed facts.
Accordingly, the decision should be given no deference on
appeal, but should be reviewed simply for correctness.4
The essential issue before the Court is whether Park City
had a legal basis for the administrative action it took in
connection with the Project.
is set forth in Petty

v. Utah

The applicable review standard
State

Board

of Regents,

1299 (Utah 1979) :

4

Oates

v. Chavez,

749 P.2d 658 (Utah 1988).
8

595 P.2d

The courts should not intrude or interfere
[with the action of an administrative agency]
unless the action is so oppressive or
unreasonable that it must be deemed capricious
and arbitrary, or the agency has in some way
acted contrary to law or in excess of its
authority. (citations omitted)•
Id.

at 1302.
Thurlow requests that this Court reverse the trial court

on the grounds that Park City acted contrary to law and in
excess of its authority in approving the Project and the trial
court's failure to so decide was error.

POINT I; THE PROJECT CONTAINS LESS THAN THE STATUTORY MINIMUM
OPEN SPACE REQUIREMENT.
The only factual dispute raised in the parties' respective
memoranda in support of their motions for summary judgment is
whether the Project contains less than sixty percent (60%) open
space, the minimum requirement under the Code.5

Neither the

trial court's order nor its resulting judgment makes reference
to this issue.6

The natural inference drawn from the Court's

In relevant part, Section 10.9 of the code provides:
"A Master Planned Development . . . shall meet the following
standards and requirements: . . . . at least sixty percent of
the area of any site, subject to a master planned development
review shall remain as open space, not counting roads."
Addendum at A-l and A-2. (R. 109.)
6

The trial court made no comment on the facts or law at
the hearing on the parties' motions, but simply took the matter
under advisement. Reporter's Transcript at 10.
9

silence, and the fact that it granted Park City's motion, is
that it found no genuine dispute as to this material fact
issue.

In other words, the Court found as an undisputed fact

that the Project either does or does not contain sixty percent
(60%) open space.
If the Court found that the Project does contain sixty
percent open space, the finding was erroneous.

In support of

its position on this point, Park City submitted copies of the
Project's plans on which the following figures were typed:7
SITE DATA
TOTAL AREA
OPEN AREA

28,875 SQ. FT.
17,029 SQ. FT. 60%

BUILDING AREA

11,846 SQ. FT.

In response, Thurlow pointed out that dividing the total area
of 28,875 sq. ft. into the claimed open area of 17,029 sq. ft.
reveals that the Project contains exactly 58.97% open space.
Furthermore, the figures supplied by Park City did not
reveal that included in the 17,029 sq. ft. designated "OPEN
AREA" were areas covered by stairwells, including stairwells
leading up to the buildings from the street and garage and
enclosed stairwells for entry to second floor units. Under no
definition

can

stairwells

be

7

considered

"open

space."

Copies of the plans were submitted as exhibits to the
Memorandum in Support of Park City's Cross Motion for Summary
Judgment and in Opposition to Plaintiff's Motion for Summary
Judgment (R. 146) .
10

Therefore, the plans submitted by Park City reveal that the
true amount of open space within the Project is substantially
less than that represented.8
If the trial court found that the Project does not contain
sixty percent open space, Park City exceeded its authority in
approving the Project and Thurlow was entitled to judgment on
that point as a matter of law.
unequivocal: At least

The statutory requirement is

sixty percent of the area of the Project

had to be open space or Park City had no authority to approve
it.
The only other conclusion the trial court may have reached
is that the claim presented an issue of material fact. If so,
it was error to decide in Park City's favor on a summary
judgment basis.9 Thurlow should have been given an opportunity
to litigate the claim further.

POINT II;

THE PROJECT CONTAINS FOURPLEXES, A PROHIBITED USE

IN THE HR-1 ZONE.
The Land Use Table found in Section 7.17 of the Code
establishes the permitted, conditional and prohibited uses

9

Utah Rule of Civil Procedure 56.
11

within each zoning district. The Table states that fourplexes
are a prohibited use in the HR-1 zone.10
Park City ignored the prohibition in approving the Project
with fourplexes.
is

a

Master

Its reasoning was that because the Project

Planned

Development

("MPD"),

and

MPDs

are

conditionally allowed in the HR-1 zone, any use within the MPD
is permitted regardless of whether it is otherwise prohibited.
Park City's sole support for its argument is Section 10.1
of the Code, pertaining to MPDs.

Section 10.1 states:

"The

clustering of structures, whether single or multiple, may be
undertaken." Based on this general statement, Park City argued
that the Code allows "clustering of units" without limitation
as to the number of units clustered.
The argument has several faults.
terms "structure" and "unit."
of structures, not units.

First, it confuses the

Section 10.1 allows clustering

The Code equates "structure" with

"building."11 Thus, there is no prohibition against clustering
or grouping triplexes - three unit
zone.

buildings - in the HR-1

Park City has the authority to allow clustering of

triplexes within MPDs without limitation as to the number of
triplex buildings clustered.

Park City has no authority,

Addendum at A-3 through A-5.
Id.

at A-6 and A-7.
12

(R. 157-159.)

however, to approve the clustering or grouping of fourplexes four unit

buildings - in the HR-1 zone.

Park

City

makes

light

of

the

distinction

between

structures and units by arguing that a developer could cluster
two three-unit structures, a permissible configuration in the
HR-1 zone, and have a sixplex rather than two triplexes.12
This argument ignores the common definition of "cluster."
Webster's defines "cluster" as, "a group of buildings . . .
built close together in order to preserve open spaces . . .
II13

Second, the specific mandate of Section 10.9 of the Code
controls the more general provisions of Section 10.1. Section
10.9 states that MPDs such as the Project:
Shall
meet the
requirements:

following

(a) Uses Permitted.

standards

and

The uses in a [MPD] must

be uses are [sic] shown on the Land Use Table
in Chapter 7 as permitted or conditional uses
in the zoning district in which the [MPD] is
located.14 (emphasis added)
Section 10.9 is unequivocal.

Whether a use is permitted is

determined by reference to zoning district regulations. If the

Park City's Memorandum in Opposition to Appellant's
Motion for Summary Disposition at 11.
13

Pvrejbster/s New Collegiate

14

Addendum at A-l.

Dictionary

(R. 109.)
13

(6th Ed. 1979) .

use is prohibited in the zoning district, the fact that it may
be in a MPD does not lift the prohibition.
The only exceptions to this rule are a few specified
instances where a particular use is allowed in a zone only as
part of a MPD. The difference between these exceptions and the
interpretation advocated by Park City is that the exceptions
are specifically identified in the Land Use Table.

Contrary

to Park City's unsupported assertion, the Code does not provide
a general exception allowing any use as long as it is a part
of a MPD.
Reference Note 1 to the Land Use Table reads as follows:
1

These uses are allowed within the zone only
as a part of a [MPD], and not as an isolated
land use.15
If the drafters of the Code intended that fourplexes be allowed
in the HR-1 zone as a part of a MPD, the notation lfclfl would be
in the appropriate spot on the Land Use Table.

Instead, an

asterisk is entered in the spot for fourplexes in HR-1 zones,
indicating the use is prohibited.16

Id.

at A-4.

(R. 157.)

Id.

at A-5.

(R. 158, 159.)
14

POINT III:

THE DENSITY OP DEVELOPMENT WITHIN THE PROJECT

EXCEEDS THAT ALLOWED UNDER THE CODE.

A.

Conditions Precedent to an Increase in Normal Project
Density Remain Unsatisfied.
Section 10.3 of the Code provides that the "absolute

maximum" density allowed in MPDs is as established by Section
7:

One single family dwelling unit on each 1,875 sq. ft. of

vacant land.17 Despite this absolute limit, Park City approved
the Project with one single family unit on every 802 sq. ft.,
a 233% increase over the maximum allowed.18
Park City justifies the increase over the absolute

maximum

density by application of the "unit equivalent" formula found
in Section

10.12 of the Code.

Application

of the unit

equivalent formula can result in density of development greater
than the maximum and, therefore, is only allowed if certain
alternative conditions are first satisfied.

Section 10.9(b)

of the Code establishes the alternative conditions:
Maximum Density Requirements. The requirements
of Section 7 (Use Tables) regarding maximum
densities [one unit per 1875 sq. ft.] shall
apply to all [MPDs] except that the approving
agency may increase the number of permitted
17

Id.

at A-8 and A-9.

(R. Ill, 102.)

18

28,875 total sq. ft. divided by 36 units equals 802 sq.
ft. per unit. 2.33 units at 802 sq. ft. each are approved for
construction on each 1,875 sq. ft. Thus, a 233% increase in
density.
15

units to the maximum bonus levels found in this
chapter if it finds that the site plan contains
areas allocated for useable open space and a
common park area as authorized in this section,
or that an increase in density is warranted by
the design and amenities incorporated in the
[MPD] site plan, and the needs of the residents
for useable open space can be met.19
In other words, before the increased or "bonus" density
provided by application of the unit equivalent formula is
allowed, certain findings must be made. It is undisputed that
the administrative records maintained by Park City for the
Project contains no findings addressing the requirements of
Section 10.9(b).

No finding was made that the site plan

allocates "open space in a common park area," and no finding
was made that increased density is warranted by the site
plan.20

Accordingly,

"absolute

maximum"

the

allowed

increase
by

in

density

application

of

over
the

the
unit

equivalent formula was not authorized by the Code.

19

Addendum at A-l.

(R. 109.)

20

The entire Administrative Record is voluminous, but the
official meeting minutes of all agencies involved in the review
and approval process are attached to Thurlow's Memorandum in
Support of Motion for summary Judgment as Exhibit "A." (R.
48-96.)
16

B.

An Incorrect Unit Equivalent was Applied to the Project
Allowing an Inappropriate Increase in Density.
Assuming that application of the unit equivalent formula

was proper despite lack of Section 10.9(b) findings, Park City
erred in applying the formula.

Park City applied the unit

equivalent for "hotel suites" rather than the lower density
unit equivalent for "one bedroom apartments."
The formula is applied by first determining the unit
equivalent

value

assigned

by

the

Code

to

configuration the developer chooses to build.

the

dwelling

The assigned

unit equivalent value is then divided into the number of single
family dwelling units otherwise allowed under the Code to
arrive at the increased or "bonus" number of units allowed
under the unit equivalent formula.21
The unit equivalent concept recognizes that, as stated at
Section 10.12, "density of development is a factor of both the
use and the size of the structure built within a [MPD]."22 The
drafters of the Code apparently decided that a particular use
may be more intensive and put more pressure on a living

For example, a one bedroom or studio apartment not
exceeding 1,000 sq. ft. is assigned a unit equivalent value of
.50 under Section 10.12 of the Code. Thus, a developer who has
enough vacant land for fifteen single family units may build
thirty (15 divided by .50) one bedroom apartments not exceeding
1,000 sq. ft. in a MPD. Addendum at A-10 and A-ll. (R. 113,
114.)
22

Addendum at A-10.

(R. 113.)
17

environment than another use.

To take this difference into

account, the drafters assigned unit equivalents based on both
use and size.

Thus, under Section 10.12, a hotel suite (use)

not exceeding 650 sq. ft. (size) is assigned a unit equivalent
of .33.

A one bedroom apartment not exceeding 1,000 sq. ft.

is assigned a unit equivalent of .50.23
Park City approved an increase in density for the Project
using the .33 unit equivalent for hotel suites.

The Code

defines "hotel suite" as:
Two interconnected rooms in a hotel with a
single corridor or exterior access and without
a kitchen,
intended for the temporary occupancy
of guests.24 (emphasis added)
Each unit within the Project contains a kitchen. Furthermore,
each unit will be individually owned and rented out when the
owners are away. Accordingly, the units do not fit within the
definition of hotel suite and the .33 unit equivalent approved
by Park City was inappropriate.
The Project's units are appropriately categorized as one
bedroom

apartments

not

exceeding

1,000

corresponding unit equivalent of .50.

sq.

ft.

with

a

The size factor is

appropriate because the Project's units do not exceed 1,000
square feet.

"Id.
24

The use factor is appropriate because the

at A-ll.
Id.

at A-12.

(R. 114.)
(R. 116.)
18

Project's units fit the Code's definition for apartments.
Section 2.1 defines "Apartment House" as "a multiple dwelling;
see Dwelling . . . ."25

Section 2.1 defines "Dwelling" as:

A building or portion thereof designed for
use as the residence or sleeping place of
one or more persons or families with
cooking and bathroom facilities, but not
including hotel, motel, lodge or nursing
home rooms.26
Using the unit equivalent for one bedroom apartments, the
maximum increased or "bonus" density possible for the Project
is thirty units - the fifteen units allowed under normal
density divided by .50 unit equivalents per unit. As approved,
the Project contains thirty six units, six more than the
maximum increased density allowed under the Code.
Park City admitted that it ignored the use factor.

It

reasoned that approval of the Project using the unit equivalent
for hotel suites was proper because the Project's units were
under 650 sq. ft.

Park City stated:

Since the adoption of the unit equivalency
formula, Park City has consistently used the
square footage of the units as controlling the
application of the unit equivalency formula.
The identifying phrases also listed in the

25

Jd. at A-13.

26

Id. at A-14.
19

formula, (i.e., apartment, hotel room, hotel
suite) are simply used for identification.27
In other words, Park City ignored the use factor because
it always ignores the use factor.

Although a long-standing

administrative interpretation of a statute generally deserves
some credence, the interpretation must be disregarded when
contrary to the express language of the statute.
Pacific

Railroad

Company v. State

Tax Commission,

In Union

42 6 P. 2d 231,

233 (Utah 1967), the court stated:
No matter how long the usage has been
established, or how general the acquiescence
in the customary construction, it will not be
permitted to override the plain meaning of a
statute . . . .
(Quoting from 82 C.J.S.
Statutes Section 358.)
The plain meaning of Section 10.12 is that two factors
must be considered in assigning a unit equivalent unless one
of two specific exceptions apply.

The drafters of the Code

determined that the use factor may be ignored in the case of
limited commercial space within a hotel.

The unit equivalent

for hotel use rather than commercial use is applied if the
commercial space within the hotel is five percent (5%) or less:
Within a hotel, up to 5% of the total floor
area may be dedicated to meeting rooms, and
support commercial areas without requiring

Memorandum in Support of Park City's Cross-Motion for
Summary Judgment and in Opposition to Plaintifffs Motion for
Summary Judgment at 10 (R. 137).
20

the use of a unit equivalent of commercial
space.28
Likewise, the use factor is ignored when the square
footage of the unit exceeds the limits imposed for the use:
Where the unit configuration fits one of
the above designations, but the square
footage exceeds the footage stated for the
configuration, the square footage shall
control, and the unit equivalent for that
size unit shall apply.29
In this case, the square footage for the units does not exceed
the limit imposed on one bedroom apartments.
Neither of the exceptions apply.

Section 10.12 mandates

that both factors be considered in this case.

Park City

ignored the use factor, assigned the unit equivalent specified
for "hotel suite" based on size alone and thereby approved a
density of development beyond that authorized by the Code.

CONCLUSION
According to its own Statement of Purpose, the Park City
Land Management Code was designed and enacted for the following
reasons:
To promote the general health and welfare
of the present and future inhabitants of
the City, and to protect property values
of the City and the neighborhoods within
the City, and to create an atmosphere
28

Code §10.12.

29

Id.
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attractive to visitors and residents
....
The intention of the City is to
assure the proper and sensitive development
of land within Park City to protect and
enhance the quality of life in general."30
As a Park City property owner, Thurlow sought to further these
interests by petitioning Park City to reconsider its approval
of the Project. Thurlow does not seek to preclude development
of the property, but rather to ensure responsible development
in accordance with the terms of the Code.
Presumably, Park City's interest in the Project is not
whether it is built, but whether it is built in accordance with
the terms of the Code.

Park City's approval of the Project,

however, would indicate otherwise.
contains

As approved, the Project

less than the statutory minimum

open space, it

contains fourplexes, a prohibited use within the sensitive
Historic Residential District, and it contains a density of
development

not

allowed

under

the

satisfaction of certain conditions.

Code

without

prior

Finally, the individual

units within the Project were improperly characterized as hotel
suites, allowing an improper increase in density.
For any one or more of the foregoing reasons, Thurlow's
Motion for Summary Judgment should have been granted, and the
trial court's failure to do so was error.

Addendum at A-15.
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The trial court's

judgment should be reversed and remanded with instructions to
enter judgment for plaintiff.
RESPECTFULLY SUBMITTED this

j Q day of May, 1989.
\

Craig G. Adamson
Eric P. Lee
Attorneys for Plaintiff/
Appellant
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Development shall implewnt the purposes "oF~this ol finance and of
this section, and in addition, shall meet the following standards
and requirements:
[a)

Uses Permitted. The uses in a Master Planned Development
must be uses are shown on the land use table in Chapter 7 as
permitted or conditional uses in the zoning district in
which the Master Planned Development is located*
In
addition the approving agency may permit limited commercial
uses (as shown on the Land Use Table) not generally
associated with the residential zone if, in the opinion of
the approving agency, such uses are primarily for the
service and convenience of the residents of the development
and the immediate neighborhood. Such uses, if any, shall
not change or destroy the predominantly
residential
character of the Master Planned Development. The amount of
area and type of such uses, if any, to be allowed in a
residential Master Planned Development shall be established
by the approving agency on the basis of these criteria:

1.

Relationship to the Purpose and Policies of the
Compr ehens ive P Ian c The Master Planned Development
must be consistent with the purposes and policies of
the Comprehensive Plan as set forth therein.

2.

Relationship to Surroundings.
The Master Planned
Development s relationship to its surroundings shall be
considered in order to avoid adverse impacts caused by
traffic circulation, building height or bulk, lack of
screening, or intrusions on privacy.

[b)

Maximum Density Requirements. The requirements of Section 7
(Use Tables) regarding maximum densities shall apply to all
Master Planned Development except that the approving agency
may increase the number of permitted units to the maximum
bonus levels found in this chapter if it finds that the site
plan contains areas allocated for usable open space in a
common park area as authorized in this section ,Oor that an
increase in density is warranted by the design and amenities
incorporated in the Master Planned Development site plan,
and the needs of the residents for usable open space can be
met.

[c)

Off-Street Parking. The number of off-street parking spaces
in each Master Planned Development may not be less than the
requirements stated in Section 13 (Off Street Parking)
except that the reviewing agency m a y increase or decrease
the required number or off-street parking spaces in
consideration of the following factors:
1.

Probable number of cars owned or required by occupants
of dwellings in the Master Planned Development;

10-5
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buildings may be mixed. The separation between detached
buildings shall be a minimum of ten feet.
Structures greater than 60 feet but less than 120 feet
in length should exhibit a prominent shift in the
facade of the structure so that no greater than 75Z of
the length of the building facade appears unbroken.
Each shift shall be in the form of either a ten foot
change in building facade alignment or a ten foot
change in roof line height, or a combined change in
facade and roof line totaling ten feet.
Structure shall not exceed 120 feet in length without
complying with the following guidelines:
A prominent shift in the mass of the structure shall
occur at each 120 foot interval (or less) reflecting a
change in function or scale. The shift shall be in the
form of either a 15 foot change in building facade
alignment or a 15 foot change in roof line.
A combination of both a roof line and facade change is
encouraged and to that end, if the combined change
occurs at the same location in the building plane, a 15
foot total change will be considered as compliance with
this section.
& *

(i)

At least 601 of the area of any site, subject to a
Master Planned Development review shall remain as open
space, not counting roads.
Support Commercial Facilities. Within any Master Planned
Development lii those zones which permit: mixed uses within
Master Planned Developments, no more than 10% of the total
gross floor area may be devoted to support commercial
facilities as defined by this Code. All support commercial
facilities shall be oriented to the internal pedestrian
circulation system of the Master Planned Development.
Signage on support commercial facilities must be visible
only from within the development, and shall not orient to
the adjacent public streets or off-site circulation areas.

10.10.
APPROVALS.
Approvals
of
Master
Developments shall be granted in the following manner:

Planned

(a) Master Plan Approval. The approval for a Master Planned
Development shall be given in a form that states the density
allocated to the property as a number of units.
The
configuration and mix of the units can be adjusted by the
developer according to the table provided below. Approval
shall be given by the Community Development Department on
small scale Master Planned Developments (as defined in
Chapter 1.13., subject to ratification by the Planning

10-10
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7.17.

SCHEDULE OF REQUIREMENTS - LAND USE TABLES

7.17.1.
To facilitate
public
understanding
of this
ordinance and for better administration and convenience of use
thereof, the following schedule of "permitted uses" and
conditional use for the various zoning districts is hereby
adopted and declared to be a part of this ordinance, and may be
amended in the same manner as any other part of this ordinance.
7.17.2.
USES. In each zoning district any use category
not expressly permitted shall be deemed excluded. If a question
arises as to whether a specific use does or does not come within
the following expressed use categories any person may apply to
the Planning Commission for a determination as to whether a
specific use is expressly permitted.
In using the following
tables, the letter lfAff indicates permitted use, the letter ,fC"
indicates conditional use, and an "asterick" indicates a use
which is prohibited in the zone.

7-41
A-1

REFERENCE NOTES:
Permitted uses are designated by the letter "A".
Conditional uses are designated by the letter "C".
Prohibited uses are designated by an asterick "*".
These uses are allowed within the zone only as a part of a
master planned development, and not as an isolated land use.
These uses are permitted only with special underground parking
requirements. All parking must be completely enclosed and so
located on the site that at least 50Z of the* parking structure
mass is below natural grade. The underground parking structure
may serve one or more developments so long as ownership of the
parking structure is tied to the ownership of the dwellings
through easements or condominium ownership.
When the use requires eight or fewer development credits, it
will be treated as a permitted use instead of a conditional use,
and is not subject to conditional use review*
See the supplemental regulations for specific review standards.
These commercial uses are allowed in the zone only as a
secondary or support use to a primarily residential development.
Commercial uses are intended as a convenience for the people
occupying the adjacent or adjoining residential development, and
not as a general commercial area to serve people coming to the
commercial spaces from off site*
Drive-in restaurants require special conditional use review to
consider traffic impacts on surrounding streets.
The applicant
must demonstrate that at periods of peak operation of the
drive-in window, restaurant patrons will not be backed up to the
adjoining public streets or obstruct driveways to adjoining
properties.
Any retail or service commercial usesf whether permitted or
conditional that would include more than 2,000 square feet within
any single commercial or retail business shall be considered a
conditional use.
o

Restaurants, bars, liquor serving establishments, private and
fraternal clubs, in conjunction with a full service restaurant
seating at least 50 persons at one time, provided that no such
uses will be permitted in a free standing building or as a
primary land use, unless located entirely within a structure on
October 1, 1985. These uses, except when in existing structures,
will be subject to the FAR of commercial (i.e., non-residential)
use within the project. Existing structures, while not subject
to the FAR, are not allowed to house a bar or private club unless
in combination with a full service restaurant with seating for at
least 50 persons at a time.

7-42
Ar4

LAND USE TABLES

USE DESCRIPTION

E

SF

SF-N

Single family detached dwelling

A

A

A

Two dwelling structuref duplex

1
C

*?

Three dwelling structure, triplex

C1

Pour dwelling structure, fourplex

RD

RDM R«l HR-1

RM

CC

HCB

HRC

RC

LI

ROS

A

A

A

A

A

A

A

*

A

*

*

A

*

C

A

A

A

A

A

*

A

A

*

*

*

•

*

C1

C

A2

A2

A

*

*

A

*

*

*

*

c

*

*

c

c

*

*

A

A

A

A

A

*

*

*

(C

*

*

C

<5

*

*

A

A

A

A

C

*

*

*

Multi-dwelling structure, more than
eight dwellings

c

*

*

c

c

*

*

C

A

A

A

C

*

*

*

Rental of dwellings for periods less t h a n 30 d a y s

A

*

A

A

A

A

A

A

A

A

A

A

*

*

A

Accessory buildings and uaes

A

A

A

A

A

A

A

A

A

A

A

A

C

C

A

ftiest house (on lots of one acre
or larger only)

c

c

c

c

c

c

c

C

*

*

C

*

*

*

*

Lock-out rooms

A

*

*

A

A

A

A

A

A

A

A

A

*

*

C

Home occupationa

A

A

A

A

A

A

A

Multi-dwelling structure mors Chan
four, but not more than eight

9

9

HRL

Balcony, A platform that projects from the wall
of a building and is surrounded by a railing or balustrade.
Bed and Breakfast Inns. A dwelling of historical
significance in which two to eight rooms are rented out by the
day, offering overnight lodging to travelers, and where one or
more meals in provided to the guests only, the price of which may
be included in the room rate.
Block. A tract of land bounded by streets, or by
a combination of streets an public parks, cemeteries, railroad
rights-of-way, shore lines of water ways, or boundary lines of
municipalities.
Boarding House. A building other than a hotel,
cafe, or restaurant with two or more bedrooms where for direct or
indirect compensation lodging and/or kitchen facilities or meals
are provided for boarders and/or roomers not related to the head
of the household by marriage, adoption, or blood.
Building. Any structure built for the support,
shelter, or enclosure of persons, animals, chattels, or movable
property of any kind, and includes any structure.
Building, Attached.

(See Attached Building.)

Building, Detached.
Any building or structure
separated from another building on the same lot by at least six
feet.
BuiIding, Main. The principal building, or one of
the principal buildings on a lot, or the building or one of the
principal buildings housing a principal use upon a lot.
Building, Public.
Structures constructed by or
intended for use by the general public such as libraries,
museums, the municipal buildings, etc.
Building
and
Zoning
Inspector.
The
person
designated by the City to enforce the Zoning Ordinance.
If no
Administrative Assistant to the Planning Commission is appointed
to administer these regulations, the Building Inspector shall
administer these regulations.
Canopy. A roof structure constructed of fabric or
other material placed so as to extend outward from a building
providing a protective shield for doors, windows, and other
openings, supported by the building and supports extended to the
ground directly under the canopy or cantilevered from the
building.
Capital Improvements Program. A proposed schedule
of all future projects listed in order of construction priority
together with cost estimates and the anticipated means of
2-2
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lot coverage, open space, and any other special regulations
deemed necessary to accomplish the goals and purposes of the
underlying zoning district.
Sketch Plat.
A
sketch preparatory
to the
preparation of the preliminary plat (or subdivision plat in the
case of minor subdivisions) to enable the subdivider to save time
and expense in reaching general agreement with the Planning
Commission as to the form of the plat and the objectives of these
regulations.
Street.

See Road.

Street, Public.
A thoroughfare which as been
dedicated and accepted Ey the Council, which the City has
acquired by prescriptive right or which the City owns, or
accepted for dedication on an approved final plat, or a
thoroughfare which as been dedicated or made public by right of
use and which affords access to abutting property, including
highways, roads, lanes, avenues, and boulevards. Any street or
road shown on the sci^c© mit^r
plan as a public street.
Structure. Anything constructed, the use of which
requires fixed location on or in the ground, or attached to
something having a fixed location upon the ground and which
imposes an impervious material on or above the ground; definition
includes "building". All structures must maintain the minimum
set-backs for the district in which they are located, both above
and below the ground.
Studio Apartment. A dwelling unit consisting of a
single room equipped for cooking, living, and sleeping, having a
separate bathroom or kitchen for the exclusive use of that
apartment, all having a combined floor area of not more than
1,000 square feet.
Subdivider. Any person who having an interest in
land, causes it^ directly or indirectly, to be divided into a
subdivision; or who directly or indirectly, sells, leases, or
develops, or offers to sell, lease, or develop, or advertises for
sale, lease, or development, any interest, lot parcel site, unit,
or plat in a subdivision; or who engages directly or through an
agent in the business of selling, leasing, developing, or
offering for sale, lease, or development a subdivision or any
interest, lot, parcel site, unit, or plat in a subdivision; or
who is directly or indirectly controlled by, or under direct, or
indirect common control with any of the foregoing.
Subdivision. Any land, vacant or improved, which
is divided or proposed to be divided into two or more lots,
parcels, site, units, plots, or interests for the purpose of
offer, sale, lease, or development, either on the installment
plan or upon any all other plans, terms, and conditions,
including resubdivision. Subdivision includes the division or
2-16
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SECTION 10. MASTER PLANNED DEVELOPMENTS
10.1
PURPOSE. The Master Planned Development (MPD)
concept of development is allowed in Park City in order to
encourage the establishment of common open space, achieve economy
in the provision and maintenance of public facilities, allow
design flexibility in development, and to preserve the natural
and scenic features of open areas. To this end, the clustering
of structures, whether single or multiple, may be undertaken;
structures may be joined by party walls or be separated by
minimal but adequate side yards, and conditional uses may be
integrated into the development. Densities within clusters may
exceed those allowed for standard housing development when
appropriate open space and buffer areas are provided elsewhere on
the site.
10.2o
SCOPE. Application for Master Planned Development
may be made for land located in any zoning district. Unless
expressly provided in this Chapter, there shall be no density
increase or height increase in the number of dwelling units which
can be constructed under the applicable basic zone regulations
however, there may be density transfer between zoning districts
provided the proposed Master Planned Development cluster is found
to be compatible in terms of building types and character with
the surrounding area and would not alter the essential character
of the district.
10.3.
LAND USE INTENSITY ALLOWANCE.
The density and
type of development permitted on a given site will be finally
determined as a result of impact and site plan analysis, the
following table for absolute maximum densities in Master Planned
Developments is provided:
GROSS DENSITY ALLOWED
(Total Site)
Zone
Residential Development (RD)
Residential Development,
Medium Density (RDM)
All other zones

Maximum Allowable Density
Density up to 5 unit equivalents
per acre
Density up to 8 unit equivalents
per acre
Density established by Chapter 7

10.4.
PROCESSING.
An application for approval of a
Master Planned Development may be filed by the owners of the
property for which the approval is requested and shall be made on
a form provided by the City and must include written consent by
the owners of all property to be included in the Master Planned
Development. The procedure for review is described in Chapter 1.
10-1

SECTION 7. DISTRICTS AND REGULATIONS
7.1.

HISTORIC RESIDENTIAL (HR-1) DISTRICT

7.1.1.
PURPOSE, The purpose of the Historic Residential
HR-1 District is to allow the preservation of the present land
uses and the character of the historic residential areas of Park
City, and to encourage the preservation of historic structures
and the construction of new structures that preserve and
contribute to the character of the district, and to encourage
densities of development that will preserve the desirable
residential environment, and also densities which are consistent
with the inherent constraints on development within the narrow
canyon areas and on areas that may have steep or substandard
street systems.
7.1.2.
PERMITTED USES. In the HR-1 district, no building
or structure shall be erected which is arranged, designed, or
intended to be used, or which is used for any purpose other than
those purposes designated on the Use Table as being permitted
uses (designated by the letter "A") or conditional uses
(designated by the letter f f C M ).
All other land uses are
prohibited.
7.1.3.

LOT SIZE AND COVERAGE REGULATIONS.

(a)

Lot Size. The minimum lot area shall be 1,875 square feet
for a single family residence; 3,750 square feet for a
duplex, and 5,625 square feet for a triplex. The minimum
width of a lot shall be 25 feet, measured 15 feet back from
the front lot line.

(b)

Side Yard. The minimum side yard for any structure of two
units or more shall be 5 feet, except that a side yard shall
not be required between structures designed with a common
wall on a lot line. The longest dimension of buildings thus
joined shall not exceed 50 feet. The minimum side yard for
a single family structure shall be 3 feet. For side yards
of less than 5 feet, the special side yard exceptions as
provided in Section 8.14. shall not apply, except for
projections of less than 4 inches as specified in Section
8.14. (a) and for allowance for a driveway as specified in
Section 8.14.(h). On corner lots, any yard which faces on a
street for both main and accessory buildings shall not be
less than 10 feet. For structures on lots exceeding 25 feet
in total width, the sum of the side yard set backs must
total 10 feet.

(c)

Rear Yard. The minimum depth of the rear yard for all main
buildings shall be 10 feet and for accessory buildings shall
be one foot from the rear property line. On corner lots
which rear upon the side yard of an adjacent lot, accessory
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Commission), and
the Planning Commission^ ^n large scale
Master Planned Developments, as defined in Chapter 1.14.).
(b)

Project Site Plan. Project site plan approval of the site
plan for the project or development shall be granted by the
Community Development Department for all development within
Master Planned Developments as long as the density is within
the range of unit equivalents established in the master plan
approval,
subject
to
ratification
by
the
Planning
Commission. Commission action will still be required for
final plat approval, subdivision approval, and any other
approvals or reviews required by Chapter L

(c)

Form or Approval. Once a density range and preliminary plan
have been approved by the reviewing agency, a master plan
shall be signed by the reviewing agency and the developer.
In the case of a large scale Master Planned Development, in
which density transfers from one portion of the site to
another may have occurred, the approval shall take the form
of a recordable instrument which
states
the legal
description of the land affected by the approval, and is
sufficient to put subsequent purchasers of all or parts of
the tract on notice that the density allowed on that
property may be different from what basic zoning would
suggest as a result of the Master Plan Approval.

(d)

Construction, Construction within two years is required to
preserve a large scale Master Plan Approval within the time
limits by Chapter 1.14.
Construction on a small scale
Master Planned Development must commence within one year, or
the approval will expire.
Extensions may be granted as
provided in Chapter 1.

(e)

Transferability,
Approved Master Plans are transferrable
with the title to the property to which the approval
pertains, but not portion of the density allocation within
any approval may be transferred off site.

10.11.
REVIEWING AGENCY. As used in this Chapter, the
term "reviewing agency" shall refer to the Planning Commission on
the master plan approval of Large Scale Master Planned
Developments, and to the Community Development Department on the
preliminary
and approval of
Small
Scale Master Planned
Developments, and also to the staff when referring to final site
plan approvals within Large Scale Master Plan Approvals following
density determinations by the Planning Commission.
10• 12.
UNIT EQUIVALENT.
Density ..of-,, development is a
factor of both the use and the sise. of the structures built
within a Master Planned Development. In order to maximize the
flexibility in the development of property, the following table
of unit equivalents is provided:

10-11
A-10

Unitv Equivalent

Confciguratiou
Hotel room, not exceeding 500 square
feet, including bathroom areas, but not
corridors outside of room

• 25

Hotel suite, not exceeding 650 square
feet, including bathroom areas, but
not corridors outside of room

• 33

One bedroom or studio apartment, not
exceeding 1,000 square feet

.50

Apartment of any number of rooms, not
exceeding 1,500 square feet

.75

Apartment of any number of rooms, not
exceeding 2,000 square feet

1.00

Apartment of any number of rooms, not
exceeding 2,500 square feet

1.33

Apartment of any number of roomsf in
excess of 2,500 square feet

1.50

Single family house

1.00

Commercial spaces (approved as part of
Master Plan Approval), for each 1,000
square feet of gross floor area, exclusive
of common corridors, or for each part of
a 1,000 square foot interval

1.00

Hotel uses must be declared at the time of site plan approval,
and are subject to review for neighborhood compatibility. The
election to use unit equivalents in the form of hotel rooms may
not be allowed in all areas because of neighborhood conflicts or
more intensive traffic generated. Within a hotel, up to 5Z of
the total floor area may be dedicated to meeting rooms, and
support commercial areas without requiring the use of a unit
equivalent of commercial space.
Circulation spaces including lobbies outside of units, including
lobby areas, do not count as floor area of the unit, or as
commercial unit equivalents.
Computation of floor areas and square footage shall be
provided in the Uniform Building Code adopted by Park City.

as

tfhere the unit configuration fits one of the above designations,
Dut the square footage exceeds the footage stated for the
:onfigurationf the square footage shall control, and the unit
equivalent for that size unit shall apply.
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Highway,
Limited
Access.
A
freeway,
or
expressway, providing a traffic way for through traffic, in
respect to which owners or occupants of abutting property on
lands and other persons have no legal right to access to or from
the same, except at such points and in such manner as may be
determined by the Utah Department of Transportation, having
jurisdiction over such traffic way.
Historic District Commission.
The appointed
Commission for the Park City Historic District, hereinafter
referred to as the HOC.
Home Occupation.

See Section 8.12 for definition.

Hotel/Motel. A building containing sleeping rooms
for the temporary occupancy of guests. Accessory facilities may
include a lobby, meeting rooms, recreation facilities, group
dining
facilities
and/or other
facilities
or
activities
customarily associated with hotels or hotel apartments. This
does not include lock-outs or boarding houses.
Hotel Room.
A unit consisting of one room,
without a kitchen, intended for temporary living and sleeping
purposes and including a separate, exclusive bathroom.
Hotel Suitec Two interconnected rooms in a hotel
with a single corridor or exterior access and without a kitchen,
intended for the temporary occupancy of guests.
Impact Analysis c A determination of the potential
effect of a proposed residential, commercial, or industrial
development upon the community and services it must provide.
Improvements.

See

Lot

Improvements

or

Public

Improvements.
Joint Ownership.
Joint ownership among persons
shall be construed as the same owner; "constructive ownership"
for the purpose of imposing subdivision regulations.
Kitchen. A room or space within a room equipped
with such electrical or gas hook-up which would enable the
installation of a range, oven, or like appliance using 220/240
volts or natural gas (or similar fuels) for the preparation of
food.
Liftway. The necessary right-of-way, both surface
and air space, for the operation of any tram covered by this
ordinance.
Liftway Setback. The minimum allowable distance
between the side line of the liftway and any structure.
Local Government.
2-8
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The City of Park City, Utah.

SECTION 2.

DEFINITIONS

2,1
DEFINITIONS.
For the purposes of this Code,
certain words and phrases shall be defined as herein provided.
When not inconsistent with the text, words used in the present
tense include the singular; the word "shall" is mandatory and not
directory, and the word "may" is permissive. Words used in this
Code but not defined herein shall have the meaning as defined in
any other code or ordinance adopted by the City, or in common
usage.
Access.
The provision
of vehicular
and/or
pedestrian ingress and egress to structures or facilities.
Accessory Building. A building upon the same lot
(or on a contiguous lot under the same ownership) as the
principal building and which is (1) clearly incidental to, and
customarily found in connection with such principal building or
use and (2) is operated and maintained for the benefit of
convenience of the owners, occupants, employees, customers or
visitors of the lot with the principal use.
Agriculture. The tilling of the soil, the raising
of crops, horticulture, and gardening, but not including the
keeping or raising of domestic animals or fowl, except household
pets, and not including any agricultural industry or business
such as fruit packing plants, fur farms, animal hospitals or
similar uses.
Alley. A public or private right-of-way primarily
designed to serve as secondary access to the side or rear of
those properties whose principal frontage is on some other
street.
Apartment
Dwelling, Multi-Unit.

Hous e.

A

multiple

dwelling;

see

Applicant.
The owner of land proposed to be
subdivided or his representative. Consent shall be required from
the legal owner of the premises.
Arterial. A road intended to more through traffic
to and from such major attractions as central business districts,
regional shopping centers, colleges and/or universities, military
installations, major industrial areas, and similar traffic
generators with the governmental unit; and/or as a route for
traffic between communities or large areas.
Attached Building. Units connected on one or more
side to an adjacent unit or units by a common party wall with
separate exterior entrance for all unit(s). This shall apply to
commercial as well as residential units.
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Community Development Director. The Director of
the Community Development Department, with overall administrative
control of the planning, building, zoning, and engineering
functions of the City, under the direction of the City Manager.
Conditional
Use,
A
use
requiring
special
consideration and review in the manner set forth in Section 1.13.
of this Code.
Condominium.
Any
structure which has been
submitted to condominium ownership under the provisions of the
Utah Condominium Ownership Act.
This includes residential,
non-residential, and any other space.
Construction
Plan.
The
maps
or
drawings
accompanying a subdivision plat and showing the specific location
and design of improvements to be installed in the subdivision in
accordance with the requirements of the Planning Commission or
City Engineer as a condition of the approval of the plat.
Convalescent Home. An institution other than a
hospital wherein people may gradually recover from an illness
(see Nursing Home).
Coverage.

Lot area covered by a building.

Cul-de-sac. A local street with only one outlet
and have an appropriate terminal for the safe and convenient
reversal of traffic movement.
Developer. The person, persons, corporation, firm
or partnership owning the land proposed to be developed or a
designated representative. Consent shall be required from the
legal owner of the premises.
Development Credits. Points allocated to parcels
of ground in certain districts based on the parcel's square
footage. Development credits shall be used to determine volume
of allowed uses. Development credits are non-transferable.
Dwelling. A building or portion thereof designed
for use as the residence or sleeping place of one or more persons
or families with cooking and bathroom facilities, but not
including hotel, motel, lodge, or nursing home rooms.
Dwelling, Multi-Family.
A building arranged or
designed to tJe~ occupied By two families or more living
independently of each other in separate but attached dwellings.
Dwelling, Single Family. A building arranged or
designed to be occupied by only one family; a structure having
only one dwelling unit.
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Irdinance No.
AN ORDINANCE ADOPTING THE LAND MANAGEMENT CODE OF 1983
TO PROVIDE FOR A COMPREHENSIVE ZONING PLAN OF PARK CITY
AND ADOPTING AN OFFICIAL ZONING MAP FOR PARK CITY, UTAH
Be it ordained by the City Council of Park City:
SECTION 1.

GENERAL PROVISIONS/PROCEDURES

..1
SHORT TITLE. This ordinance shall be known as the
>ark City Land Management Code, and is referred to herein as this
2ode or the Code.
1.2
STATEMENT OF PURPOSE. The Code is designed and
macted
to implement
tEe objectives
of
the
Park City
Comprehensive Plant and Development Guide, and to promote the
general health and welfare of the present and future inhabitants
)f the City, and to protect property values of the City and the
leighborhoods within the City, and to create an atmosphere
attractive to visitors and residents. It is the intention of the
Hity in adopting this Code to fully exercise all of the powersgranted to the City by the provisions of the Utah Zoning Enabling
kct, Section 10-9-1 et seq. Utah Code Annotqted, 1953, as
amended, and all other powers granted by statute or by common law
for the regulation of land uses and improvements. The intention
of the City is to assure the proper and sensitive development of
Land within Park City to protect and enhance the quality of life
in general. The Code is intended to allow development in a
nanner that encourages the preservation of scenic values,
iiistoric structures, the unique urban scale of original Park
City, and provides for well-planned commercial and residential
centers, smooth traffic circulation, and efficient delivery of
municipal services. The Code seeks to prevent development that
adds to existing geologic hazards, erosion, flooding, or other
conditions that create potential dangers to life and safety in
the community or detract from the quality of life in the
community.
1.3
CONFLICT. The provisions of this Code are in
addition to all other City ordinances, the Laws of the State of
Utah, the Laws of the United States, and applicable common law.
This Code shall not supercede any private land use regulations in
deeds or covenants which are more restrictive than this Code.
Whenever a conflict exists, the more restrictive provision shall
apply to the extent allowed by law.
1-4
EFFECT ON PREVIOUS ORDINANCES AND MAPS.
The
existing zoning ordinances of Park City, including the official
zoning maps adopted with those ordinances, are hereby amended in
their entirety to conform to the provisions of this Code,
provided that this Code is a continuation of those existing
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